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PLANNING AND ZONING 
COMMISSION 

 
STAFF REPORT 

 
AGENDA 

 
# ________ 

 
TO:   PLANNING AND ZONING COMMISSION 
 
FROM:   James Gagliardi, AICP City Planner 
 
MEETING DATES:  October 1, 2015 (First Public Hearing) 
    October 22, 2015 (Second Public Hearing) 
 
SUBJECT:  DSA-15-00086: Major GPA for “CityGate II”  
 

REQUEST 

 
Request by AZ Sourcing, LLC. for the following land use request for two parcels 
generally located north and west of Jimmie Kerr Blvd and Tanger Dr. otherwise known 
as the Shops at Palm Court Planned Area Development, APN’s 511-21-017A, 511-21-
017B:  
 

1. DSA-15-00086:  2020 General Plan Amendment to allow 36.10 acres 
currently designated as “Commerce & Business” to be amended to the 
“Community Center” land use designation.   

 

APPLICANT/OWNER  

 
Timothy Donhauser 
AZ Sourcing, LLC 

 

7047 E Greenway Pkwy Suite 190 
Scottsdale, AZ  85254 

 

P: 602-358-8531 
Email: tdonhauser@azsourcing.com  

 

 

AZ Outlets, LLC 

7047 Greenway Pkwy Suite 190 
Scottsdale, AZ 85254 

P:  602-687-7305 
emann@azsourcing.com  

 

 

HISTORY 

 
May 2, 2005: CGPZ-095-005:  The site was officially annexed into the City of 

Casa Grande as part of the “Jimmie Kerr Boulevard Annexation” 
via Ordinance No. 2319 retaining its county zoning of General 
Rural.  

 
July 5, 2005: CGPZ-082-005:  Mayor and Council approved the Zone Change 

from its County designation of General Rural to PAD (Planned 

mailto:shamill@unitedeng.com
mailto:emann@azsourcing.com
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Area Development) for Shops at Palm Court by Ordinance No. 
1178.227. 

 
November 3, 2009:   City residents voted to approve the City of Casa Grande 

General Plan 2020, changing the designation of this project site 
from Low-Density Residential and Office/Business Park to 
Neighborhoods.   

 
December 5, 2011: City Council approves Major General Plan Amendment DSA-11-

00140 via Resolution 4360.06 revising the project site from 
Neighborhoods to Commerce & Business.       

 
Site Arial: 
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LAND USES AND ZONING: 
 

Location General Plan Land Use Zoning/Uses 

North Commerce & Business PAD (Planned Area Development), 
Lonesome Valley Farms  
Undeveloped 

South Commerce & Business County-zoned General Rural 
Undeveloped  

West Commerce & Business PAD (Planned Area Development) 
Lonesome Valley Farms 
Undeveloped 

East Commerce & Business PAD (Planned Area Development) 
CityGate – retail shopping center.   

 
Overview 
 
This request involves approximately thirty-six acres known as the Shops at Palm Court 
Planned Area Development (PAD), currently undeveloped (Exhibit A).  It is immediately 
west of the CityGate PAD, formerly known as Tanger Outlet Mall.  The Shops at Palm 
Court PAD is approved for commercial and office uses.  The request is to amend the 
site’s land use designation from Commerce & Business to Community Center.  
 

 

 
 
The applicant intends to amend Shops at Palm Court PAD to add multi-family 
residential uses and rebrand the area as “CityGate II”. The addition of the residential 
use, coupled with the intent for this area to serve as a southeastern gateway into the 

Phoenix 
Mart Site 
 



 
4 

City, is more compatible with the Community Center land use designation than its 
current Commerce & Business land use designation.  
 
Per the requirements of the Commerce & Business designation, the only type of PAD 
allowed is “commercial only”.  Although multi-family residential could be added to a 
portion of the site if it were separated from the existing PAD by a rezone to R-3, the site 
would not achieve the unified standards that a PAD can provide. A PAD within a 
Community Center designation, however, can cohesively apply to both residential and 
commercial uses for a more seamless mixed-use type of development.   
 
Should the current PAD never be amended and developed as approved, it would 
comply with either the Community Center or Commerce & Business designations. The 
primary difference would be that the Community Center designation would promote 
development that, through its design, emphasized pedestrian connectivity by minimizing 
the visibility of parking lots and auto-dominated site layouts.   
 
Below is the following effect that the proposed change has on the overall acreage 
dedicated to the various General Plan land use Categories if this amendment is 
approved:  
 
Land Use (LU) Area (ac.) Amendment 

Proposed 

Revised  Percentage  

    Area (ac.) Change 

Agriculture 29,965   29,965 0.00% 

Commerce & Business 14,460 -31.6 acres 14,428  (.22%) 

Community Center 3,693 +31.6 acres  3,725 0.86% 

Manufacturing/Industry 10,439  10,222 0.00% 

10,439 72,192  72,409 0.00% 

72,192 1,739   1,739 0.00% 

Rural 43,017   43,017 0.00% 

TOTAL 175,505   175,505  

 
The amendment would result in a 0.22% decrease of the overall Commerce & Business 
land use designation and increase the total amount of Community Center designated 
acreage by 0.86%.   
 
Staff finds that the proposed Community Center land use would be compatible with the 
surrounding land uses. The majority of the site is surrounded by the Commerce & 
Business land use which supports much the same zone districts and uses as the 
Community Center use. Due to their similar nature, there is suitable site-to-site 
compatibility with adjacent properties.  With the site located near the confluence of 
Jimmie Kerr Blvd and Interstate 10 at the southeast entrance to the City, the staff and 
applicant envision that this site can showcase a mixture of uses to provide a sense of 
arrival to the City of Casa Grande. This area would develop as a dynamic place with a 
variety of uses versus an auto-dominated development. 
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General Plan Amendment Review Criteria: 
 
In considering applications for a Major General Plan Amendment, the Planning and 
Zoning Commission & City Council shall find that the following review criteria set forth in 
the current City’s General Plan are substantially met. Through the narrative provided, 
the applicant explains how these criteria are met (Exhibit B). Below is further analysis of 
the criteria:  
 

1) That the proposed amendment supports the Community First Vision on the 
General Plan. 

 
The Community First Vision, as described within the General Plan, identifies 
Casa Grande as a regional center offering both rural and suburban lifestyles. In 
order to provide amenities for both lifestyles, the following are what the City 
strives to offer through the 2020 General Plan: 
 

 Quality jobs supporting economic regeneration and diversity 
 Accessible and quality health care facilities 
 Excellent lifelong education opportunities 
 Sustainable, interconnected communities designed to reduce use of non-

renewable resources 
 Stimulating recreation, culture, shopping, and leisure activities 
 Sufficient housing and planned development to meet people’s needs 
 High quality natural environments and open space accessible to all 
 Network of connected, accessible and affordable transportation choices 
 Advancement of industry, technology, education and green building 

design 
 A vibrant and celebrated historic downtown 
 Integrated and protected rural areas and older neighborhoods through 

excellent design. 
  

The applicant contends, and staff concurs, that as a Community Center 
designated land use, this site will offer a variety of uses which will be well-
connected and integrated.  It will offer diverse economic opportunities of 
commercial development while also having the ability to offer housing 
opportunities.  Because of the shallowness of the site, a Community Center 
layout is conducive here because buildings can line Jimmie Kerr Blvd, minimizing 
parking visibility while offering shared parking.  This site lends itself to the 
creation of a campus-like setting with strong pedestrian connectivity.  Without the 
amendment, a suburban form would do less to identify this area as an attractive 
entryway into the City.  

 
2) Describe how the proposed amendment furthers Smart Growth principles. 

 
The General Plan identifies the following Smart Growth principles: 
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 Mix of land uses 
 Take advantage of compact building design 
 Create a range of housing opportunities and choices 
 Create walkable neighborhoods 
 Foster distinctive, attractive communities with a strong sense of place 
 Preserve open space, farmland, natural beauty, and critical environmental  

areas 
 Strengthen and direct development towards existing communities  
 Provide a variety of transportation choices 
 Make development decisions predictable, fair and cost effective 
 Encourage community and stakeholder collaboration in development 

decisions.  
 Further the sustainable use of resources and materials.   

 
As a Community Center land use, there is more assurance for a mixture of uses 
than Commerce & Business, due to the fact that the Community Center use 
allows a residential component in addition to commercial uses within a PAD.  The 
resulting form of the Community Center is one that is more walkable than 
Commerce & Business designation. The reason is that in Community Center, 
there is focus on minimizing the visibility of parking lots and siting buildings closer 
to sidewalks.   By having the ability to provide a mixture of uses on a site, there is 
less need to develop and impact additional land for uses. This thereby saves 
resources and infrastructure costs.  
 

3) Describe how the proposed amendment enhances or has no net impact on 
future water supplies.  

 
The amendment from Commerce & Business to Community Center will not likely 
create a net impact to the future water supply given the fact that both land use 
designations allow similar uses.  The designation simply provides a better fit for 
the proposed uses of the property.      

 
4) Describe how the proposed amendment enhances or has no net impact on 

mobility and traffic congestion.  
 

The site is located near the intersection of AZ Highway 84 and Interstate 10.  As 
highways, they have a larger carrying capacity than if the site were located on 
City-level roadways. Community Center supports an intense-level of 
development which is supportable here because of this ideal access to both 
highways.  As the site develops, further traffic impact analysis and measures as 
stipulated by the City Traffic Engineer and Arizona Department of Transportation 
(ADOT) will occur to ensure that the development will not result in traffic 
congestion.  Both City Traffic Engineering and ADOT were given the opportunity 
to comment on this amendment and neither expressed concern.   
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5) Describe how the proposed amendment enhances or has no net impact on 
the quality and quantity of publicly accessible open spaces and trails. 

 
The Parks & Regional Trails Masterplan identifies a linear park running parallel to 
Jimmie Kerr at this location, which will be aptly identified at the PAD review, 
platting, and Major Site Plan stages.  The presence of a Community Center 
designed area adjacent to a trail system is a benefit for both the land use and the 
trail itself. The trail provides a nearby amenity for occupants of this land use, and 
the land use, with its mixture of businesses and residents, helps ensure this trail 
amenity be actualized and used.    
 

6) Discuss if the proposed amendment will result in a higher net cost to the 
City or its residents for City Services. 

 
Since the Community Center land use designation supports a well-designed 
mixture of commercial and residential uses, the net cost for city services should 
be less. This is because there would be less infrastructure required and better 
consolidation of services as would be needed in a suburban type environment.   
 

7) Does the proposed amendment require public investment or financing? 
  
 This project does not involve public investment or financing.   

 
8) Describe how the proposed amendment enhances or has no net impact on 

the natural environment, including air and water quality. 
 

Similar uses are allowed in both the Commerce & Business and Community 
Center designations; therefore, there is no net impact anticipated.  Furthermore, 
the Community Center designation can likely enhance the natural environment 
because it enables people to live in close proximity to their employment, reducing 
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the need for additional travel-time and off-site residential development.   
 

9) Describe how the proposed amendment enhances or has no net impact on 
the rural character of the city. 

 
This amendment has no net impact on the rural character of the City because 
this request combines higher intensity uses in a location that is separated and 
at a distance from Rural-designated areas.  It is in proximity to both an arterial 
street and I-10 for access.  No traffic must travel through a rural area to 
access this site.    
 

10)   Describe how the proposed amendment results in the creation of jobs for  
       Casa Grande residents.  

 
The Community Center land use category allows for the following land uses 
and zone districts: 
 

 Higher density residential developments 

 Transit supportive and transit ready single use retail and commercial 
development 

 Transit supportive and transit ready vertical and horizontal mixed use 
commercial, retail and residential developments  

 R-2 and R-2 residential 

 B-2 and B-3 business zones 

 CO commercial office zone 

 Planned area developments.   
 
The commercial land uses and zone districts create areas for employment 
opportunities and sources of tax revenue. This in turn will benefit the 
economy.   
 

11)  Describe how the proposed amendment provides enhanced educational 
      opportunities for Casa Grande residents.   

 
Though there is not a direct correlation to the Community Center land use 
and educational opportunities, this land use allows for a cohesive mixture of 
residential and commercial uses in a well-connected pedestrian setting.  
Development of this site will provide residents jobs and housing opportunities.  
Educational opportunities are an indirect benefit of this because residents will 
have reason to invest their acquired-education toward employment found 
locally versus needing to seek work elsewhere. 
 

12)   Discuss how the specific goals, policies and strategies are furthered by 
       the proposed amendment.   
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The most applicable goal that would be furthered by this proposed amendment 
is: 
 
GOAL C-5.3: Growth Areas along Interstate 10 and in the Historic Downtown 
maintain the City’s position as the retail center of Pinal County. 
 
Accordingly, the following are the applicable policies: 
  
Policy C-5.3.1: Support, in those areas identified as Growth Areas along 
Interstate 10, the development of key commercial retail cores and regional retail 
services that serve all of Pinal County and the jurisdictions within it. 
 
Policy C-5.3.2: Explore opportunities to create mixed-use zones anchored by 
retail development, particularly in the historic downtown. 
 
Policy C-5.4.5: Consider the opportunities for long-term, high-density residential 
development in Phase 1 Growth Areas that are designated Community Center on 
the Land Use Map. 
 
 

PUBLIC NOTIFICATION/COMMENTS 

 
Public hearing notification efforts for this request meet the requirements set out by City 
Code and ARS 9-461.06E. They include: 

 
 60-Day Review period for all Governmental Officials, Public Officials, County, 

School Districts, Public Land Management Agencies, Public Utility Companies, 
Professional and other organizations began on July 6, 2015. A public hearing 
notice was also mailed at this time to property owners within 300 ft. of the 
property stating the two Planning Commission hearing dates and the City Council 
hearing date. An affidavit of this public notice mailing is in on file.      

 
 On September 16, 2015 the public hearing notice was published in the Casa 

Grande Dispatch.   
 

 A sign was posted by the applicant by September 16, 2015. An affidavit of this 
sign posting is on file.   
 

Inquiries/Comments 
 
City Staff received one comment, provided by Jeff Tanler, Statewide Active 
Management Area Director for the Arizona Department of Water Resources (Exhibit C).  
His comment was general in nature advising that if the subject property is to be 
subdivided into six or more parcels with at least one parcel having an area less than 36 
acres, it will be necessary to obtain a certificate of assured water supply.  
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STAFF RECOMMENDATION 

 
Staff recommends that Planning Commission forward this item to City Council with a 
recommendation to approve DSA-15-00086, the Major General Plan Amendment for 
CityGate II to change the land use from Commerce & Business to Community Center  
 
Exhibits: 
 

A. Project Narrative (including Land Use Exhibit) 
B. Applicant’s response to the GPA criteria  
C. ADWR letter   
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Exhibit A – Project Narrative (including Land Use Exhibit) 

 

 



 
12 

 
 
 
 



 
13 

 

 
 



 
14 

 
 
 
 
 
 



 
15 

 
 
 
 
 



 
16 

 
Exhibit B-Applicant’s Response to the GPA criteria  
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Exhibit C – Comment from ADWR 
 

 
 


